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FARM  REAL  ESTATE  ACTIVITY  IN 
NINE  SOUTHEASTERN  COUNTIES 

October  1  -  December  31,  1946  l/ 

By  William  H.  Scofield,  Agricultural  Economist 

Activity  in  the  farm  real  estate  market  in  nine  Southeastern  counties 
continued  at  an  accelerated  rate  during  the  fall  and  early  winter  of  1946  to 
complete  a  vear  in  which  new  high  levels  were  reached  in  bcth  sales  volume  and 
prices.   Sales  volume  in  these  counties  for  the  year  1946  averaged  30  tc  40  per- 
cent above  that  for  1945;  the  total  acreage  changing  hands  was  about  8  percent 
of  all  land  in  farms.   Prices  for  tracts  sold  during  1946  averaged  about  15  per- 
cent above  those  sold  in  1945,  although  prices  remained  substantially  unchanged 
in  two  counties.   The  dollar-volume  of  irortgage  credit  used  to  finance  farm  pur- 
chases in  1946  was  also  substantially  above  the  previous  year.   This  resulted 
from  a  higher  proportion  of  credit  purchases  and  a  larger  mortgage  debt  per  sale. 
Properties  bought  on  credit  in  1946  were  mortgaged  for  about  66  percent  of  the 
purchase  price,  virtually  the  same  as  in  previous  years. 

Further  increases  in  farm  land  prices  during  1946  were  probably  to  be  ex- 
pected in  view  of  the  continued  high  prices  for  post  farm  products  and  the  record 
farm  income.   Strong  domestic  and  foreign  demand  absorbed  a  large  volume  of  farm 
products  at  prices  well  above  those  prevailing  during  the  war.   Cash  re'ceipts 
from  farm  marketings  during  1946  was  estimated  to  be  15  percent  above  1945  and 
three  times  that  during  the  prewar  period. 

In  farming,  as  in  other  types of  business,  rising  income  has  been  accompanied 
by  rising  costs.   But  costs  lagged  behind  farm  income  during  the  war  years,  in- 
creasing only  about  one-third  during  a  period  when  gr^ss  farm  income  more  than 
doubled,   ^uring  the  latter  half  of  1946,  however,  prices  farmers  had  to  pay  for 
the  things  they  used  en  the  farms  increased  substantially.   Between  January  1946 
and  February  1947,  costs  of'  goods  and  services  used  in  farm  production  (excluding 
wages)  rose  22  percent,  or  nearly  as  much  as  in  the  preceding  5  years.   Farm 
wages,  in  particular,,  are  now  more  than  three  times  what  they  were  before  the 
war,  while  feed  and  seed  costs  have  about  doubled.   2/ 

Farmers  buying  land  at  present  prices  should  give  special  attention  to 
prospective  trend,  ir  production  costs.   Debt  repayment  can  be  extremely  burden- 
some even  though  prices  for  farm  products  remain  high,  if  rising  costs  widen  the 


\J   This  repps  o.  latest  in  a  series  published  periodically  since  1942,  is  based 
on  deed  and  mortgage  recordings  in  county  offices.   Mrs.   Anne  E.  Foulsen 
summarized  the  field  data  for  1946  and  prepared  the  tables.   Although  data 
f*r  the  4th  quarter  of  1946  are  shown  for  most  items,  most  of  the  interpre- 
tations and  conclusions  are  based  on  the  data  for  the  year  1946  and  compar- 
able data  for  earlier  years. 

2/   Trends  in  costs  of  other  items  used  in  farm  production  are  discussed  more  fully 
in  "The  Farm  Cost  Situation?,  March  1947,  U.S.  Dept.  of  Agriculture,  Bureau  of 
Agricultural  Economics* 
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in   between   press   and   net   income.      Buyers  who   contemplate  buying  properties 
that  will    require   extensive  building  repairs   or   improvements,    or  which   they  ex- 
pect  to   operate  with  hired   labcr,  will  be   especially  concerned  with   trends   in 
these   cost    items. 

Sales   Volume   at   6-Year   Peak  3/ 

Voluntary  transfers    in  the    9    sample    counties   totaled    2,246  parcels   during 
1946,    as    compared  with   1,666   in   1945,    ?r.d   the   previous   hiph  of   1,971   parcels 
in  1943.      Both   the  number  and   the   acreage   of  sales   in  1946  were  more   than  a   third 
larger  thon  in   1945  and    twice  as   large  as    in -1941.      Although  all   9   counties 
showed  more  .farm   real   estate    chancing     hands    in   1946   than   in  1945,    increases  were 
especially  l^rge   in  Lowndes   County,   Ala.   and    Cc  "-ire-ton  and   V.ashinpton  Counties, 
!.'iss.    (tables    1   k   2). 

Somewhat  smaller  increases  in  s^les  volume  are  shown  when  the  4th  quarter 
of  1946  is  compared  with  a  year  earlier.  Sales  during  the  4th  quarter  of  1946 
totaled  719  parcels,  the  largest  for  anv  quarter  since  this  study  was  begun  in 
1941,   but  only   31  more   than  for  the'  previous   high   4th   quarter  of  1943. 

Yearly  sales   volume    in   each    county  may  also  be   e-xpressed   as   a   percent^  pe   of 
all    land    in   farms,   as    reported  hy   the   1945  Census   of  Agricvlture.      In   fi-"-e   nf 
the   nine   counties,    the  acreage     transferred   in   1946   ranged  between  4  and   8  per- 
cent of  the   total   acreage    in   farms.      In  Lake  and    Suwannee  .Counties,    Fla,    however, 
the    rate  of  turn-ever  was   If'  percent  and   17  percent   respectively.      These   two 
counties   have   consis-tently   shown  a  much  higher   rate   of  turn-over  than  any  of  the 
other  sample   counties.     .During  the   last  6  years,    for  example,    the   total   acreepe 
•changing  hands    in  Lake   County   represented  an  area   equal   to    94   percent   of  all 
farm  land    in  the    county.      In  Suwannee   County  the   acreage   transferred   represented 
an  area  equal   to   75  percent   of  all    lend    in  farms.     A   considerable  proportion  of 
the   land    sold,    from  10  to   15  percent  annually,    consisted  of  resales   of  the   s"me 
land;      consequently  the   net  transfer   of   farr    land  was   actually   somewhat   less 
than  the   above    comparisons  would   indicate. 


3/     A   sale  was   considered  to  be  a   "'^ona   fide   vcluntarv  transfer"    for  purpose:    of 
th^ s   study   if   the  deed    stated  a  consideration  believed   to   represent  the  full 
sale  price   of  the  property  of  if  Federal   or  State   revenue   stems   represent- 
ing an  equal   amount  had  been   attached.      This    requirement   eliminated  most 
quit-claim  deeds,   gift   or   "love  and   affection"    deeds,    and  estate   settlements 
within  a   family  where   only   fractional    interests  were   transferred.      Sales   of 
properties    of  lees   than  15  acres  were   omitted    in  all   counties   except  Lake, 
Fla.   where    vracts    of  5  acres   or  more  were   taken.      Vest   transfers    of  land    for 
minerals,    r  \  creation,    or  ether  nonagricultural   purposes  were   also   omitted, 
so    far  as   it  was   possible    to   recognize  them. 
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Table  1.-  Number  of  voluntary  transfers  of  farm  real  estate  in  9  Southeastern 
.  counties,  4th  quarter  1941  and  1945-46  and  yearly  totals 


County 

Number  of 

trans 

fe.r.s 

[Percentage 

change-yea  rs 

and 

:     4th  quarter 

:       Year 

!'     1946 
1945 

1946 
1941  £/ 

State 

i.  1941 

1945 

1*46 

:  1941 

1945.  1946 

:   No. 

No. 

No, 

No, 

No.    No. 

Pet. 

Pet. 

Lowndes,  Ala. 
Marshall,  Ala. 

:   34 
:   58 

18 
116 

34 
128 

74 
156 

48     92   • 
301    347 

92 
15 

24 

LC.C 

Lake,  Fla.   l/ 
Citrus  groves 
Farmland 
Pasture 

:   46 
:  (17) 
(19) 
(17) 

113 
(23) 
(83) 
(24) 

154 
(27) 
(82) 
(45)  - 

151 
(57) 
(47) 
(69) 

480    645 
(131)  (151) 
(289)  (343) 
(152)' (183) 

34 
(15) 

(19) 
(20) 

327 
(165) 
(630) 
(165) 

Suwannee,  Fla.  l/ 
Farmland 
Pasture 

41 
(31) 
(10) 

83 
(63) 
(20) 

110   • 
(66)  ■ 
(44)  : 

126 

(90) 

(36) 

241   338 
(164)  (187) 
(77)  (151) 

40 

■'  i  (14) 

(96) 

168 

(108) 
(319) 

Sumter,  Da.       : 
Walton,  Ga.       . 

22 
26 

31 
37 

24'  : 
39  ': 

66 
75 

80   103 
112    132 

29 
18 

56. 
76 

Covington,  Miss.   ; 
Washington,  Miss.  ; 

55 
48 

37 
35 

.  41   : 
40   : 

109 
121 

121  .  .  1P4 

62     94 

52  , 
52 

69 
-22 

Orangeburg,  'S.C.   : 

40 

88 

149   : 

182 

221  .   311 

41 

71 

All  counties      : 

370 

558 

719  ■  : 

1,060 

1,666.2,246 

35 

112 

l/  The  total  number  of  the  various  classes  of  land  may  exceed  its  total  number 
of  transfers  because  some  sales  consisted  of  more  than  one  type  of  land. 

2/  Minus  sign  denotes  a  decrease. 

Proportion  of  Resales  Declines 


For  the  year  1946,  11  percent  of  the  total  acreage  transferred  was  found 
to  be  resales  ■  of  properties  bought  within  the  preceding  24  months.   In  1945, 
resales  represented  15  percent  of  all  sales  (table  3).   About  40  percent  of  the 
resales  in  1946  had  been  owned  6  months  or  less  and  an  additional  40  percent 
had  been  held  between  12  and  24  months  before  they  were  resold.- 

A  comparison  was  also  made  of  the  purchase  and  resale  prices  of  tracts 
classed  as  resales  to  "learn  the  apparent  jrross  profit  rade.   In  1946,  these 
properties  vrere  bought  at  an  average  price  of  *'42  per  acre  and  were  resold  for 
t55  per  acre,  giving  a  gross  profit  of  31  percent „■  This  does  not  represent  the 
net  gain  to'  the  seller,  of  course,  because  deductions  would  need  to  be  made  for 
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building  improvements,    lecal    costs,    tnxes,    and   other  mistelli  la    costs   the 

owner  may  h've   incurred   during  the  period  between  purchase   end    resale.      In  other 
ensrs,    however,    th'"1  .^vmer   rrvy  hove   had  .additional    returns.  X.rc/n   the    snle   of   tim- 
ber,   rentals- -of  land    or  buildinprs,    pas   or   oil    leases,    or   from   other   sources 
which  would   h^ve-  increased   his   profits,'- ore  than  the.  comparison  of  rurchnse  and 
sale  r>ri6e"s  would   indicate..  !      '**-'. 


ro 


Comparison  of  resales  during  the  4th  Quarter  of  1946  with  those  during  the 
same  period  of  1945  shows  essentially  the  same  trends  as  were  indicated  in  the 
yearly  totals.   There  were  approximately  the  same  number  of  resales  during  both 
periods  but  the  ratio  of  resales  to  ell  sales  declined  from  IF  percent  in  1945 
to  13  percent  in  1946. 


Table  2.-  Total  acres  in  voluntary  transfers  of  farm  land  in  9  Southeastern 
counties,  4th  quarter  1941  and  1945-46  and  yearly  totals 


County 
and 

Acres 

transferr 

'©d 

.Percentage.  J, 
change  years 

State 

4  th 

quarter 

Year 

1946 
1945 

1946 

1941 

1945 

1946  : 

1941 

1945 

1046 

1941 

Acres 

17,853 
2,284 

Acres 

5,585 
5,701 

Acres 

Acres 

38,053 
7,299 

Acres 

A  cres 

Pot. 

31 
32 

Pet. 

Lowndes,  Ala. 
Marshall,  Ala. 

4,041 
7,310  ■ 

11,896 
15,735 

15,570' 
20,709 

-59 

184 

Loke,  Fia. 

Citrus  proves 
Farmland 
Fas  tu  r  e 

2,254 
261 
633 

1,360 

4,201 

289 

2,239 

1,673 

P,684 
1,004 
3,236 

4,444 

9,089 

971 

1,841 

6,2^7 

27,097 

3,331 

10,103 

.13,663 

35,440 

3,Q12 

13,844 

17,7F4 

31 

14 

•   37 

30 

290 
2  93 
652 
185 

Suwannee,  Fia. 
Farmland 
Pasture 

3,956 

•  3,093 

863 

10,549 
7,574 
2,975 

14,543 
9,566 
4,977 

13,^04 

10,176 

3,728 

26,587 

18,403 

8,184 

46, '71 

22,994 
23,847 

76 
•   25 
■  191 

237 
126 
540 

Sumter , Ga. 
Walton, Oa. 

4,659 

6 ,  o^y 

6,224 
4,510 

5,469 
4,215 

13,411 
6,663 

16,908 
11,957 

23,119 
12,136 

.   37 
:    1 

72 
82 

Covington,  Miss. 
Washington,  Miss. 

:  3,838 
8,222 

2,406 
6,355 

3,446 

8,116 

:   7,353 
:  18,935 

"  8,159 
10,487 

15,058 
17,82'7 

:   85 
:   70 

105 

-6 

Orangeburg,  S#c. 

3,924 

8,645 

14,134 

:  21,558 

22,520 

29,865 

:   33 

39 

All  counties 

:49,349 

54,176 

69,958 

:136,265 

151,346 

216,595 

:   43 

59 

l/  Minus  sign  denotes  a.  decrease, 
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Table  3.-  Number  of  resales  by  length  of  ownership,  ratio  to  ell  sales  and 
increase  in  price,  9'  Southeastern  counties,  4th  quarter,  1945-46, 
and  yearly  totals 


Item 

Unit 

4  th 

qua-rter 

Year 

1945 

1946   i 

1945 

1946 

Number  of  resales  by  months 

between  purohase  and  resale: 

Not  over  6  months 

Number 

'     40 

39   • 

93 

120 

Over  6,  not  over  12  months 

do    : 

17 

21   • 

58 

63 

Over  12,  not  over  18  months 

do 

20 

20 

61 

60 

Over  18,  not  over  24  months    : 

do 

21 

22 

52 

56 

Total  number  of  resales        j 

Number  j 

98 

102 

264 

299 

Ratio  of  number  of  resales 

to  all  sales 

Percent 

18 

14 

16 

13 

Total  acreage  in  resales 

Acres 

10,860 

8,942 

.  23,380 

24,494 

Ratio  of  acreage  in  resales       : 

to  all  sales 

Percent 

20 

13 

15 

11 

Other  properties  purchased        : 

more  than  24  months  before        : 

resale  but  after  Jan.  1,  1941 

Number 

30 

75 

:  ■     79 

205 

Total  number  of  properties 

purchased  after  Jan.  1,  1941 

and  resold  during  indicated 

period 

Number 

128 

177 

:     34.3 

504 

Ratio  to  all  sales 

Percent 

23 

25 

:      21 

22 

Gross  increase  in  price, 

properties  resold  within  24 

months  of  purchase  l/ 

Price  per  acre,  first  purchase 

Dollars 

53 

41 

:      48 

42 

Price  per  acre,  resale 

do 

59 

53 

:      58 

55 

Percentage  increase 

Percent 

:      13 

28 

:      20 

31 

1/     Includes  only  those  properties  for  which  the  full  purchase  and  selling 
prices  were  known. 
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Sale  Prices  Continue  Upward 


Sale  prices  in  nil  but  two  counties  awrsged  higher  in  1946  thrn  in  1945. 
There  was-  no  change  in  Marshall  County,  Ala.  and  a  3-percent  decline  was  reported 
for  Washington  County,  Kiss.   In  the  remaining  seven  counties  increases  ranged 
from  a  low  of  8  percent  in  Orangeburg  County,  S.  c.  to  a   high  of  4^  percent  in 
Lowndes  County,  Ala.  (trble  4).   The  average  increase  for  the  9  counties  wrs 
estimated  to  be  about  15  percent. 


Table  4.-  Average  price  per  acre  of  farm  land  sold,  9  Southeastern  counties, 
4th  quarter  1941  and  1945-46,  and  yer rly  nverege 


County 

and 
State 

Average  price  per 

acre 

Percentage 
ye<--rs 

re 
1/   ' 

4 

th  quarter    : 

Year 

194g 
1945 

1946 

lb»41 

1945 

iy46 

iy$i 

iy4o 

iwti 

1941 

Dol. 

Dol. 

Pol.: 

Dol. 

Dol. 

Dol.; 

Pet. 

j  ct. 

Lowndes,  Ala. 
Marshall,  Ala. 

10 
37 

16 
49 

19  : 

44  : 

11 
33 

17 
47 

25  i 

47  s 

47 
C 

127 
42 

Lake,  ^la. 

Citrus  groves 

Farmland 

Pasture 

(46) 
335 
19 
4 

(93) 

936 

46 

10 

(117)- 
790  : 
57 
8 

(43) 
344 
18 
3 

(105) 
678 
48 
7 

(12-) 
967 
58 
13 

(21) 
43 
21 
86 

(195) 
181 
222 
333 

Suwannee,  Fla 
Farmland 
Pasture 

•    (9) 
:    10 
:     5 

(12) 
15 
4 

(20) 
24 
10 

(8) 

10 
4 

(13) 
16 
6 

(17) 
23 
11 

(31) 
:     44 
B3 

(113) 
130 
175 

Sumter,  Ga . 
Walton,  <"-a. 

:    15 
18 

19 
22 

37 

31 

14 
18 

21 
27 

27 

32 

29 
19 

93 

78 

Ccvingtcn,  Miss. 
Washington,  *riss. 

:    10 
:    36 

19 
78 

23 
62 

:    10 
38 

IP 
7P 

20 
76 

11 
-3 

100 
100 

Orangeburg,  S.C. 

:    19 

30 

48 

21 

36 

39 

:      8 

86 

All  counties  2/ 

:    22 

38 

45 

:    22 

40 

46 

:     15 

109 

]/  Minus  sign  denotes  a  decrease 
2  ''  Unweighted  simple  average. 
"/ 


The  exceptionally  large  crop  cf  citrus  fruit  in  Florida  for  the  crop  ycr  r 
beginning  in  the  fall  of  1946  was  accompanied  by  substantial  declined  in  prices 
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of  citrus  fruit  and  in  prices  of  producing-  proves.  4/  A  total  of  3,812  acres 
of  citrus  groves  were  sold  during  1946  in  Lake  County  at  an  averare  price  of 
$967  per  acre,  as  compared  with  3,331  acres  in  1945  for  $678  per  acre,  or  an 
increase  in  price  of  about  40  percent.   Groves  sold  during  the  4th  quarter  of 
1946,  however,  averaged  $790  per  acre  or  substantially  below  the  1946  yearly 
average  and  16  percent  below  those  sold  during  the  comparable  period  of  1945.5/ 

In  five  of  the  nine  counties  sale  prices  for  the  year  1946  were  more  than 
double  those  prevailing  in  1941.   Increases  in  Lake  County  were  especially  large, 
for  groves  increased  in  rrice  by  1P1  percent,  farmland  by  222  percent,  ard  pas- 
ture by  333  percent.   Suwannee  also  showed  large  increases,  especially  for 
pasture  land.  Marshall  County,  Ala.  showed  the  smallest  increase  during  the 
6-year  period,  only  42  percent,  whereas  prices  in  ""alton  County,  Ga.  increased 
78  percent  and  in  Orangeburg  County,  S.C.,  86  percent.   The  average  increase  for 
the  nine  counties  was  109  percent. 

Sale  prices  have  usually  averaged  higher  for  credit  sales  than  for  cash 
sales.   For  the  year  1946,  only  one  county  showed  a  lower  average  price  for 
credit  sales  -than  for  cash  sales  (table  5).   This  difference  in  prices  varied 
widely  in  the  different  counties;  if  all  sales  except  those  in  Lake  County,  Fla. 
are  averaged  together,  the  average  difference  is  about  $3  per  acre.  6/ 

Financing  Farm  Purchases 

Cash  sales  declined  from  69  percent  of  all  sales  in  1945  to  63  percent  in 
1946  (table  6).   This  increase  in  the  use  of  credit  to  finance  new  farm  purchases 


4,/  On-tree  returns  for  early  and  midseason  Florida  oranges  during  the  crop  year 
beginning  in  the  fall  of  1945  averaged  about  $2   pe>  field  box  and  prices 
held  to  this  level  well  into  the  spring  of  1946.   Prices  for  the  crop  of  1946, 
however,  while  starting  -1  n  October  at  approximately  the  1945  level  soon  de- 
clined to  less  than  half  that  for  the  previous  year.   On-tree  returns  for  the 
bulk  of  the  1946  crop  which  was  marketed  during  December,  1946  and  January 
and  February,  1947  averared  around  50   cents  per  field   crate,  eompared  with 
about  "2  for  the  crop  of  the  previous  year. 

5/  It  should  be  borne  in  mind  that  extensive  new  plantinrs  have  already  been 

made  in  response  to  the  exceptionally  good  returns  during-  the  period  1942-45. 
The  tctal  acreage  of  oranges  in  Florid?  is  estimated  to  have  increased  about 
25  percent  between  1940  and  1944,  and  by  20  percent  between  1935  and  1940. 
Assuming  onlv  replacement  plantings  during  the  next  10  years,  production  of 
Florida  oranges  in  1954  is  likely  to  be  about  50  percent  greater  than  in  1944. 
For  a  full  discussion  of  the  present  citrus  situation  and  future  prospects, 
see  "Readjustments  in  Processing  and  Marketing  Citrus  Fruits",  U.S.  Dept.  of 
Agriculture,  Eureau  of  .Agricultural  Economics,  July  1946. 

&/  Credit  sales  in  Lake  County  are  heavily  weighted  with  citrus-rrove  properties 
selling  at  a  high  price  per  acre,  whereas  cash  sales  consist  mostly  of  farm- 
land and  pasture  tracts. 
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Table    5.-   Comparison   of   sale  prices   and   acres   Der  tract   for   cash    sales   and 

credit   sales   1946,    and   average    size   of  all   tracts,    1941   and    1945-46, 
9  Southeastern  counties 


County 

Price  per 

acre-1946 

Acres  per 

tract-1946 

Acres 

all 

per  tract, 
.  srles 

State 

Cash  sales 

Credit  sales 

Cash  sales 

Credit  sales 

1941 

1945 

1946 

Dollars 

:      24  - 

41 

Dollars 

30    \ 
54    j 

Aorea 

205 

64 

"Acres 

106    : 
55   : 

Acres 

Acres 

248 
52 

Acres 

Lowndes,  Ala. 
Marshall,  Ala. 

514 
47 

169 
60 

Lake,  Fla. 

Citrus  groves 

Farmland 

Pasture 

!     (85) 
847 
57 
9 

(259)    ; 
950 
67 
27 

(52) 

•24 

■40 

78 

(67)  ; 

26   i 
47 
502 

'  (60) 
17 
39 
91 

(56) 
25 
35 
90 

(55) 
25 

40 
96 

Suwannee,  Flo. 
Farmland 
Pasture 

(15) 
22 

12 

(22) 
24 
7 

(139) 
95 
169 

(13?) 
148 
93 

(no) 

113 

104 

(no) 

112 

106 

(139) 
121 
157 

Sumter ,  Gb . 
Fa It on,  Pa, 

24 
:     26 

30 
37 

|    226 

83 

217 
99 

.  203 
!   89 

211 

107 

224 
92 

Covington,  Miss. 
Washington,  Miss. 

:     15 
:     109 

27 
73 

■      94 
:      62 

72 
234 

:   67 
:  160 

67 
169 

82 
190 

Orangeburg,  S.c. 

!      38 

40 

:      95 

97 

:  118 

102 

96 

All  counties 

:      39 

64 

:      90 

107 

:  129 

91 

96 

was   evident   in  six  of  the  nine   counties.      Sellers   continued   to   finance  between 
40  and   50  percent   of  all   credit   s^les,    however,    as   in   earlier  years    (t^ble   7). 
About  an  equal   number  were   financed  by  persons  and  agencies  other   than  the   seller; 
assumed  mortrages  and  various   combiations  of  new  and   assumed  mortrages  together 
acoounted   for  the   remaining  10  percent. 

No   change   in  debt  ratio:      In  most   counties  tracts   sold   on   credit  were  mortraged 
for  between  60  and    70  percent  of  ■  the   purchase  price,    the   nverae   debt   rrtio   being 
66  percent   in  1946  and    67  percent   in  1945.      This   nresent  level   of  mortgage   indebt- 
edness   represents  a    significant  decline    from  the   level  prevailing    in  1941  when 
mortgages   amounted   to    78  percent  of  the  purchase  price.      If  the   100  percent   in- 
crease   in  s^le   prices   between  1941   and    1946    is   t^ken   -into  account,    however,    it 
becomes   evident  th^t   credit   buyers   are  now  obligating  themselves  for  a   ruch 
larger  total  mortgage  debt  per  pur-chase  and   per  acre   than   in  the   earlier  yerr. 
The   dollar-debt  per  acre    in   1946  was  more   than  double   that  prevailing   in  1941  and 
was   greater  than   the   average   price    farm   land  was   selling    for   ^n   that  ye^r.      The 
ease  with  which  present  buyers   can   obtain  loans   of   75  cr   80  percent  of  the  pur- 
chase price  will  probably  not  be  iratched  with  an  eoual   ease   of  repayment   in  the 
years   ahead  when  farm,  income   is    certain   to   be     lower. 
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Table  6.-   Classification  of   farm  real    estate   transfers  by  type   of   financing, 
9   Southeastern  counties,   years   1945-46 


County 
and 

Cash 

Sell 
:  mortge 

er 
iges 

Other  new 
mortgages 

Assumed 
mortgoges 

Combi- 
nation 

State 

:  1945 

1 946 

:  1945 

1946 

•  1945   1946 

1945 

1946 

1945  1946 

:   Pet. 

£ct. 

:   Pet . 

Pet. 

Pet.   Pet. 

Pet. 

Pet. 

lJct.  r'ct 

Lowndes,  ila. 

:    68 

69 

'  21 

7  • 

11    21 

__ 

3 

—    -- 

Marshall,  Ala. 

:    61 

53 

14 

16 

22    29 

3 

2 

1/   ~ 

Lake,  Fla.       : 

85 

80 

11 

13 

2     4 

1 

2 

1     1 

Suwannee,  Fla. 

71 

65 

9 

12  . 

18    19 

2 

3 

:    1/    1 

Sumter,  On'.      < 

64 

52 

18 

18 

16    25 

2 

4 

1 

Walton,  Ga. 

60 

48  • 

15 

.25  • 

24...   27 

.  .   1 

-- 

-- 

Covington,  Miss.  - 

51 

58 

25 

18  ■ 

21    19 

1 

5 

2    1/ 

Washington,  Miss.: 

22 

24  i 

37 

29  • 

12     25 

14 

13 

:    15     9 

Orangeburg,  S.C.  . 

69 

59  : 

12 

17 

18    22 

1 

2 

-- 

All  counties     ; 

69 

63  i 

14 

15 

14    18 

2 

3 

:     1     1 

1/  Less  than  0.5 

oercent 

• 

Table   7.-   Credit-financed  transfers:      Ratio    of  mortage      debt  tc   consideration 
and  mortgage  debt  per  acre,    9   Souther  stern   counties,    4th   quarter 
1945-46  and  years   1941   and   1945-46 


County 
and 

Ratio  of.. -debt  to 

coasi deration 

Mortg! 

lge  debt 
acre 

per 

State 

4th  quarter 

Year 

Year 

1945   1946 

1941 

1945 

1946 

1941 

1945 

1946 

Pet.   Pet. 

Pet. 

Pet. 

Pet. 

Pol'-. 

Dol_. 

Dol£. 

Lowndes,  /.la. 
Marshall,  Als. 

:    40     85 

68     74 

:    94 
69 

46 
66 

69 
72 

12 
24 

12 
31 

20 
39 

Lake,  Fla. 
Suwannee,  Fla. 

56    '  65 
62     62 

:    57 
69 

63 
70 

58 

65   i 

57 

7 

215 
11 

151 

14 

Sumter,  Ga. 
Walton,  Ge. 

59     79 
69     81 

81 
83 

68 
76 

78 
•  74 

12 
17 

17 
25 

24 
27 

Covington,  Miss. 
Washington,  Miss. 

67     65 
76      70 

75 
•   82 

69 

78 

69 

73 

9 
32 

13 
61 

19 
53 

Orangeburg,  S.c. 

:    51     60 

85 

59 

63 

20 

25 

25 

All  counties 

65     68 

:    78 

67 

66 

19 

42 

42 
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Individuals  lead  as  source  of  credit!   During  both  1945  and  1946  more  than  70 
percent  of  all  farms  bought  on  credit  were  financed  by  individuals  and  no.  other 
claea  of— 1-ender  "provided  more  than  10  percent  of  the  total  new  mortgage  credit 
(table  8).   This  is  a  rrarked  change  from  the  situation  in  1941  when  irdiv; 
supplied  only  a;  third  of  the  credit.   In  that  year  Federal  credit  agencies, 
mainly  the  Farm-  Security  Administration  (now  Farmers'  Home  Administration) 
financed  about  a  third  of  the  credit  purchases. 


I 


Table  8<-  Proportion  of  mortgage  credit  supplied  by  various  types  of  lenders 
and  debt  ratio. by  type  cf  lender,  9  Southeastern  counties 


Tyne 

Percent  o 

f  rortgage  credit 

Ratio 

debt  t- 

:  consideration 

of 

Year 

:  4t*  a 

,'.  r4-'  r 

Ycr  ir 

quarter 

Lender  ■ 

1941 

194b 

1946 

•  194b 

1946 

•  194b 

1946 

1945   L545 

Pet. 

Pet. 

Pet. 

Pet. 

Pet. 

Pet. 

Pet. 

ret.   Pet. 

Individuals 

33 

71 

71 

55 

75 

7 

69- 

75    68 

Federal  land  banks 

and  Commr.  loans 

7 

7 

a 

12 

3 

45 

41  - 

:  •  47    52 

Insurance  companies 

.6 

7 

7 

15 

5 

•   56 

49 

:   56     57 

Commercial  banks 

11 

10 

9 

:   14 

& 

69 

64 

:   58 

Farmers'  Home 

Administration 

31 

1 

3 

:    0 

5 

IOC 

100 

:  100    100 

Others 

12 

4 

6 

:    4 

4 

:   57 

73 

:  IDC     VI 

Total 

100 

100 

100 

100 

100 

■   67 

66 

:   65    68 

In  these  Southeastern  counties  commercial  banks  have  not  been  especially 
active  as  lenders,  although  in  other  areas  they  now  supply  the  bulk  of  the  credit 
In  17  Appalachian  counties,  for  example,  banks  furnished  ahout  one-third  of  all 
new  credit,  but  in  the  Southeastern  counties  their  share  of  the  total  dropped 
from  11  percent  in  1941  to  only  9  percent  in  1946.   Leans  by  insurance  companies 
have  been  between  6  and  7  percent  of  the  total  and  have  usually  financed  pur- 
chases of  larger  acreage  or  acreage  of  higher  value. 

The  distribution  of  mortgage  credit  among  the  various  types  cf  lenders 
during  the  4th  quarter  of  1946  was  substantially  the  snme  as  for  the-yenr  1946, 
but  several  significant  differences  are  evident  when  compared  with  similar  data 
for  the  4th  quarter  of  1945.   Airing  that  period  individuals  suprlied  55  per- 
cent cf  the  total  mortrage  credit  but  durirg  the  comparable  period  of  1946, 
this  figure  had  increased  to  75  percent.   Corresponding  decreases'  occurred  in 
the  amount  of  credit  extended  by  the  Federal  Land  Bank,  insurance  3  mpanies, 
and  commercial  banks. 

The  amount  of  credit  extended  in  relation  to  the  purchase  price -ha.-  vari* 
depending  on  the  type  of  lender.   In  1946,  for  example,  properties  financed  by 
individuals  carried  a  debt  ratio  of  69  percent,  or  slightly  more  than  the  aver- 


-  11  - 


age  for  all  lenders.   The  Federal  land  bank  and  insurance  companies,  however, 
limited  their  loans  to  less  than  50  percent  of  the  purchase  price,  whereas 
commercial  banks  loaned  somewhat  less  than  individuals.   Loans  made  by  the 
Farmers'  Home  Administration  under  their  tenant-purchase  rrogram  were  for  100 
percent  of  the  purchase  price,  as  provided  by  law. 

Interest  rates:   Interest  rates  were  tabulated  for  607  first  mortgages  used  to 
finance  new  farm  purchases  in  1946  and  several  differences  are  apparent  when  the 
several  typ.es  of  lenders  are  compared  (table  9).   About  50  percent  of  all  mort- 
gages retained  by  the  seller  for  the  unpaid  balance  -  "seller  irortgages"  - 
specified  an  interest  rate  of  6  or  &J-  percent,  and  an  additional  39  percent 
called  for  5%  percent  or  less.   The  comparable  figures  for  mortgages  written  by 
individuals  other  than  tho  seller  were  32  percent  and  37  percent.   This  indi- 
cates that  sellers  were  extending  credit  on  slightly  more  favorable  interest 
rates  than  were  other  individuals.   Interest  rates  on  bank  mortgages  averaged 
somewhat  higher,  for  33  percent  called  for  an  interest  rate  of  7  percent  or  more, 
whereas  only  30  percent  specified  5§-  percent  or  less. 

Table  9.-  Range  in  interest  rates  on  first  mortgages,  bv  type  of  lender, 
9  Southeastern  counties,  year  1946 


Individuals 

Bank 
mortgages 

:  Total,  3 

Interest  rate 

< 

Seller    1/ 

mortgages 

:   Other  new 

mortgages 

:  classes  of 
:  mortgages 

Percent 

Percent 

Percent 

Percent 

4%   or  less 

10 

26 

20 

18 

4.1  -  4.9f0 

:       2 

:      2 

— 

2 

5.0  -  5.9$ 

27 

9 

10 

17 

6.0  -  6.9$ 

51 

32 

:       37 

41 

7.0-7.9$ 

4 

:      3 

:       2 

3 

8%   ir  over 

6 

28 

:      31 

19 

Total 

100 

100 

;      100 

100 

Number  of  mort- 

gages classified 

276 

220 

:     111 

607 

l/  Mortgages  retained  by  the  seller  for  the.  unpaid  balance. 


Length  of  mortgage  term:   With  the  exception  of  the  relatively  few  mortgages 
written  by  insurance  companies  and  the  Federal  credit  agencies,  mortgage  credit 
in  the  Southeastern  counties  has  been  for  relatively  short  periods.   About  75 
percent  of  all  mortgages  written  by  individuals  and  commercial  banks  in  1946 
were  for  periods  of  5  years  or  less  (table  10).   Bank  irortgages  in  particular, 
were  for  extremely  short  periods,  for  e  year  or  less  in  nearly  two-thirds  of 
the  cases.   Many  of  these  loans  were  rr^de  with  the  understanding  thpt  they 
would  be  renewed  from  year  to  yeer  so  long  as  the  interest  and  a  part  of  the 
principal  was  paid  on  schedule  but  such  an  arrangement  is  satisfactory  only 
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during  a  period  of  g^od  farm  income.   Refinancing  on  a  longer  term  basis  would 
seem  to  be  a  wise  precaution  for  the  future  when  income  and  credit  conditions 
may  not  be  so  favorable  as  at  oresent. 

Individuals  other  than  the  seller  appeared  to  write  more  long-term  mortgages 
than  either  of  the  other  two  groups  studied.  Nearly  half  of  their  mortgages 
were  for  periods  of  5  years  or  rrore  whereas  only  26  percent  of  the  bank  mortgages 
and  35  percent  of  the  seller  mortgages  were  for  this  length  of  time. 

Table  10.-  Length  of  mortgage  term  on  first  mortgages  to  finance  farm  purchases, 
by  "type  of  lender,  9  Southeastern  counties,  year  1946 


Term 

Individuals 

Bank 

Total,  3 

of 

Seller    1/ 

Other  new 

classes  of 

mortgage 

mortgages 

mortgages 

mortgages 

mortgages 

Percent 

Percent 

Percent 

Percent 

1  yerr  or  less 

18 

33 

64 

32 

Over  1  year-,  lae a 

than  3  ypars 

20 

10 

2 

13 

3  or  4  years 

27 

10 

8 

17 

5  yerrs 

12 

12 

5 

12 

6,  7,  '  ,    9  years 

11 

8 

:        7 

9 

10  years  or  over 

12 

27 

:   14 

17 

Total 

100 

100          ! 

100 

100 

Number  of  mortgages 

classified 

312 

209 

132 

653 

. 

l/  Mortgages  retained  by  the  seller  for  the  unpaid  balance. 


Buyers  and  Sellers 


More  than  half  of  all  farm  real  estate  transactions  in  the  Southeast 
counties  have  been  between  farmers.   In  six  of  the  nine  counties  80  percent  or 
more  of  all  tracts  have  been  bought  by  farmers,  whereas  in  Lake  and  Suwannee 
Counties,  other  people  made  up  a  significant  group  of  buyers  (table  11 ).   In 
Lake  County,  in  particular,  nonfarmers  have  been  the  principal  buyers  of  pro- 
ducing groves  and  of  land  to  be  developed  as  groves.   During  1946  they  bought 
more  than  half  of  all  tracts  sold. 


In  seven  of  the  nine  counties  there  is  evidence  or  a  considerable  increase 
in  the  activity  of  nonfarmer  buyers  in  1946,  compared  with  1945.  An  average  of 
all  counties  shows  that  nonfarmers  increased  their  purchases  from  IP  percent  of 
the  total  in  1945  to  32  percent  in  1946,  whereas  farmers'  purchases  declined 
from  82  percent  to  68  percent  of  the  total. 
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A  similar  shift  toward  more  sales  by  nonfnrmers  is  also  apparent.   In  1945 
for  example,  farmers  sold  64  percent  of  all  tracts  and  nonfarmers  25  percent, 
whereas  in  1946,  the  proportion  sold  by  farmers  declined  to  47  percent  and  nonfar 
mers  had  increased  to  38  percent  (table  12).   There  was  no  significant  change  in 
the  proportion  cf  sales  resulting  from  the  settlement  of  estates  or  in  the  pro- 
portion cf  s-^Ies  by  corporations.   In-  1946,  however,  sales  by  corporations  were 
more  frequently  in  connection  with  land  development  and  real  estate  projects 
than  in  earlier  years  when-  most  of  such  sales  resulted  from  earlier  foreclosures 
by  lending  agencies. 


Table  11.-  Classification  of  farm  real  estate  transfers  by  type  of  buyer,  • 
9  Southeastern  counties,  years  1945-46 


:  Trans 

fers 

Farmers 

Non 

farmers 

"^ 

County 

:0wner- 

1/ 

: Tenant 

s  and 

and 
State 

: classi 

fied 

:  ope rat 

ors 

: others 

2/ 

:F.esid< 

3nts 

:  Nonresidents 

:  1945 

1946 

1945 

1946 

1945 

1946 

1945 

1946 

■  1945 

1946 

:   No. 

No. 

Pet. 

Pet.! 

Pet. 

Pet.: 

Pet. 

Pet.- 

Pet. 

Pet. 

Lowndes,  Ala. 

!   47 

82 

49 

78  - 

30 

12 

13 

6 

8 

4 

Marshall,  Ala. 

:  278 

155  ■ 

56 

57  s 

31 

23 

11 

19 

2 

1 

Lake,  Fla. 

.  474 

626  ■ 

66 

45  s 

4 

1 

21 

22 

9 

32 

Suwannee,  Fla. 

228 

300 

80 

42 

4 

18 

11 

27 

5 

13 

Sumter,  Ga. 

75 

95 

53 

45 

23 

29 

16 

14 

8 

12 

Wa  1  ton ,  Ga . 

107 

130 

55 

44 

31 

41 

11 

14 

3 

1 

Covington,  Miss, 

113 

179  ■ 

57 

45  : 

33 

44 

7 

6 

3 

5 

Washington,  Miss. 

60 

89  s 

68 

46 

22 

34 

10 

20 

-- 

— 

Orangeburg,  ^.C. 

189 

210 

62 

62 

23 

26 

12 

11 

:    3 

1 

All  counties     : 

1,571  1 

866 

63 

49  : 

19 

19 

14 

18 

:    4 

14 

1./  Includes  f r rm  managers  and  supervising  operators 
"2~/  Includes  farm  laborers  and  veterans 
3/  Includes  corporations 
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Tiblc    12.-   Classification  of   fnrr     r- -  :    estrte    transfers  by  type  of   seller, 
9  Sou thee  stern   counties,   yerrs   194    - 


County 

and 
State 

Transfers 
classif'i 

"■  ;  ■  .    t  y    Individ 

uals       : 

Es 

tates      : 

Corpor 

operators    - 

Nonope  rotors: 

r.  t  i  on  s 

1045 

1946 

1945   1946- 

1945 

1946    ! 

1945 

154£    i 

1945 

1946 

0. 

:•-. 

Fcrb.  _Pct.. 

Fct. 

Fct.    1        t. 

Fct.    ! 

Fct. 

Pet. 

Lowndes,   Ala. 

46 

87 

54          48   . 

26 

37      : 

9 

10        i 

9 

5 

Marshall,    Aln .         ; 

281 

161 

86          58 

•      11 

32      • 

3 

5 

— 

5 

Lake,   Ela. 

478 

620 

44          31 

43 

51      | 

1 

4 

12 

14 

Suwannee,   Fal. 

167 

323 

62      •     44 

27 

39 

.      1 

6 

10 

11 

Sumter,'  G'  . 

77 

99 

5r         55 

31 

28 

:'     8 

6 

10 

11 

Wrlton,    G5. 

108 

131 

67      "   50" 

13 

34 

:    13 

15 

7 

1 

Covington,    Miss.    • 

119 

1P4 

73    "'.73 

:      22 

25 

1 

2 

:         4 

— 

Washington,  Miss. 

61 

9? 

87          81 

:       10 

12 

3 

6 

— 

1 

Orangeburg,    S.C.    < 

198 

•  242 

79          43 

:         8 

•  33 

12 

.  13 

1 

11 

All    counties 

1,535 

1,939 

64          47 

:       25 

•  38 

:      4 

6 

7 

9 

1/ 


l/  Includes  State  and  Federal  Government. 


